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ABSTRACT

In Nigeria and other developing countries of the world,
pl anni ng and devel opnent of new retail areas have been used as a
means of decentralising the existing traditional retail areas,
whi ch nostly have evol ved wi t hout due pl anni ng consi derati ons and
therefore, have constituted a nuisance to the urban areas in
whi ch they are | ocated. In view of the fact that the system of
di stribution of goods and services is essential' to any econony,
the location, structure and design of these retail areas conprise
an inportant challenge facing urban planners today.

It is in recognition of this fact that this thesis ained at
anal ysing and appraising the existing comercial area in Gsogbo,
with a view to suggesting appropriate physical planning
proposal s.

The study was approached from both the theoretical aspect;
which reviewed various planning concepts, principles and
standards through an inventory of existing literature, and the
enpirical conponent which involved a study of the existing
situation of retail area, using reconnai ssance survey, persona
observation and other secondary data sources. The study reveal ed
that there is inadequacy in the supply of commercial areas in
OGsogbo. Also, inspite of their inadequacy their location is so
uneven that people living in certain parts of the tow are at a
di sadvantage with respect to accessibility to existing comercial
areas. Qher physical planning problens identified, ranges from
congestion, lack of adequate infrastructures, |lack of proper

pl anni ng and poor environnent.



Consequent to the above findings the follow ng proposal s and
reconmendati ons were nmade: nore retail centres, to reduce the
| arge deficit, redevel opnment of the existing retail structures,
by providing the lacking ancillary facilities and lastly
conpr ehensi ve spatial planning of the entire commercial areas.

It is believed that this wll assist in the proper
devel opnent of commercial area, so that it beconmes wel
appreciated in view of its positive contribution, to the econony
of the urban area, as regards enploynent provision and incone
generation. Policy reconmendations were given to provide the

necessary incentives as well as the machinery for the effective

realisation of the proposals.

Vi
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CHAPTER ONE

1.0 INTRODUCTION

The retailing of goods and services constitutes an important
part of the central functions which urban centres, performs to
service its inhabitants and those of its hinterland. It forms
part of the economic bond between the city and its dependent
region. Within the city, institutions for retailing of goods and
services occupy specific locations, constituting a distinctive
type of land use.

However, in recent years, the inadequacies which afflict
other aspects of the urban life have also affected the urban
economic way of life. A prominent aspect of the urban economic
crisis is the inadequacies and deteriorating condition of places
where commercial activities take place.

The proper planning of these areas are therefore of great
importance to the economic survival of the city in view of its
significant roles as regards employment provision and income

generation.

1.1 THE RESEARCH PROBLEM

In Nigeria, like most developing countries, towns are
growing rapidly, particularly those that serve as administrative
and industrial centres. Over the years, these towns have
attracted a large number of migrants and civil servants and
employees of private establishments. This has resulted in

unprecedented growth of the urban population with spectacular



spatial expansion. This is commonly associated with man}

problems, the most outstanding of which is the increasing

h‘

overcrowded and substandard commercial structure.

As urban authorities are increasingly unable to provide the
facilities that would facilitate the unfettered pursuit ol
economic activities, there has developed a widening gap betweer
the supply of commercial facilities and the demand for them.
This gap has partially been filled through the activities of
private investors in response to the market forces. However, the
intervention is not guided by any planning priqgiples or concept,
but rather motivated by economic gain. This has contributed tc
the haphazard location, uncontrolled and unco-ordinated growth
and development of commercial facilities iﬁ the urban area.

In Osogbo, like other indigenous urban centres, the major
commercial areas ére located in the heart of the city, where
there is very lirﬁited space for expansion. Therefore in order to
accommodate the changes that accompany rapid growih of the town,
othér retail. outlets and_ shopping complexes are developing
cutside the traditional market places. However, these numerous
commercial outleté have not served the same purpose as a planned
hierarchy of commercial development for a' town of such status.
Since their development has not been guided by any planning
principles.

There is the need to arrest and correct the present
proliferation of these subestandard commercial outlet, by

planning'of the commercial growth.

However, towns that are wundergoing transition from

[



traditional to modern settings, as a result of being capital
cities, are bound to experience some demands which are associated
with the components of modern development. For such towns it is
necessary to investigate the possible misfit in its commercial
structure vis-avis the transition and planning implications.
There is also the need to investigate to what extent the
concept, principles and practice of commercial development, drawn
from modern economy can be incorporated or accommodated in the
situation of Csogbo, as basis for effective planning towards
sustainable coﬁmercial develcopment in the town as well as similar

towns in Nigeria.

1.2 AIM AND OBJECTIVES

1.2.1 Aim
The study aims at identifying the nature and forms of
commercial development in Osogbo with a view to proposing

physical planning strategies for effective commercial development

in Osogbo and similar towns.

1.2.2 Objectives
In order to achieve the above aim, the following objectives

have been set.

i) To appraise the land use pattern and identify the nature and
forms of commercial development in Osogbo.
ii) To examine the physical problems assoclated with the pattern

and its planning implications.



iii) To make appropriate physical planning proposals that will
integrate the existing commercial centres with the proposed
hierarchy of centres.

iv) To formulate implementation and management strategies for

effective commercial development in Osogbo.

1.3 SCOPE AND LIMITATION

The study focuses on intra urban retail activities in
Osogbo. It does not isclate the inter city commercial activity
system and its land use implications. The economic dynamics
associated with the commercial land use 1is also not covered
except to the extent that clarification is given to the physical

dimension of land use.

1.4 METHODOLOGY OF THE STUDY

1.4.1 Research Approach

The analytical research method was adopted throughout the
study. This is approached from two broad angles, the theoretical
and empirical.

The theoretical approach consists of literature review of
concepts and standards for planning commercial development, while
the empirical apprecach involves the study and observation of the
existing situation in the study area.

Findings from the two approaches were then synthesized for
the purpose of developing a strategy for effective Commercial

Development in Osogboc (see fig 1.1)
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FIG. 1.1  Approach of the study

1.4.2 Framework for the study

The study which is approached from two broad angles; the
theoretical and empirical, begins with the identification and
clear definition of the problems of the study.

This is followed by a review of theore;ical conceplts and
literature review of planning principles and standards as adopted
in Nigeria. The nature, forms and problems of existing
commercial structure in Osogbo were also appraised.

The result of the literature and field findings was then
evaluated to see 1if there 1is a relationship between the
assumption made and the results of the field survey. These twc
are then synthesized from which inferences were drawn anc

5



proposals made (see fig 1.2)

PROBLEM DEFINITION —]

LITERATURE REVIEW "EMPIRICAL COMPONENT FIELD |
C°NC““‘[“Q"°“~DS SURVEY/DATA COLLECTION
J
A Y
EXISTING SITUATION 0_
MARKET/SHOPPING DUSTRICT PROBLEM IDENTIFIED
EVALUATION FINDINGS J
JIMFERENCES

¥

PROPUSALS RECOMMENDATIONS

|

b 4

IMPLEMENTATION

FIG. 1.2 THESIS STRUCTURE

The thesis is organized into five chapters. The first,
comprises the introductory chapter and this deﬁines the scope for
the study as well as the research methods used. The second
chapter presents the theoretical background to the empirical

analysis, inferences and proposals in the subsequent chapters.

1.5.0 Data collection methods
The data for this study were from two sources that is the
primary and secondary sources using questionnaire method

principally.



A reconnaissance survey of the area was conducted, with the
aid of the base map in order to determine the nature and location
of commercial places within the study area and also to gather
relevant information that was wused in design of the
questionnaire.

The primary source, which is mainly empirical studies, is
largely field work and interviews. This includes data relating
to the physical conditions of commercial places. A comprehensive
guestionnaire to cover name, types and retail functions of all
the commercial places was also designed and applied. However for
in-depth study of the commercial area relating to its physical
and socio-economic characteristics of traders and shoppers. Some
retail outlets were considered as case study.

The secondary source, included reference to relevant
literature, published and unpublished materials, Journals, Text
and Statistical records from where useful information were
obtained.

Lastly relevant government officials were visited to discuss

and check survey findings and figures.

1.8.1 Data analysis

The collation and analysis of data are manually processed,
except where it becomes very necessary to use the computer. The
use of charts and figures was employed for proper illustration
of results éf data analysis.

The problem faced and created by the commercial outlet are

visually illustrated by means of field photography,plans and



diagrams.

1.6 BACKGROUND OF THE STUDY AREA
1.6.3 Geographical location of Osogbo

Osogbo is a traditional Yoruba town some 96km North East of
Ibadan, and about 220km from Lagos. The town is situated between
latitude 7° 45' and 7° 48' North of the equator and longitudes 4°

32' and 4° 35' east of meridian.

1.6.2 Population

Osogbo has been experiencing a relatively much faster steady
population growth rate than any other town within it’s region
over the past decades and most especially after the establishment
of colconial administration in Nigeria. The first overhead count
in 1911 put its population at 59,821, but by 1952 the population
figure for Osogbe was 122,698 showing an annual percentage change
of B8.69% and by 1963 the population figure reveal an annual
change of 4.02%. However 1991 National Census put the population

at 297,317 (see table 1.1).
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TABLE 1:1 POPULATION FIGURE OF OSOGBO 1952 - 1991

YEAR POPULATION % CHANGE
1952 122,698

1963 208, 966 + 4.02
1991 297,317 =

SOURCE: National Census

Using the projected average growth rate as given by National
Population Commission in fig 1.3, Osogbo by 1996, 2001, 2006,
2011 and 2016, will have an average growth rate of 2.8%, 2.8%,

-y

.71% and 2.67% respectively (see table 1.2). Putting the

]

procjected population of the town at 341,339 and 584,112 by 1996

and 2016 respectively.

TABLE 1.2 PROJECTED POPULATION OF OSOGBO 1996 - 2016
YEAR PROJECTED POPULATION RATE
1986 341,338 + 2.8
2001 391,879 : + 2.8
2006 447,935 + 2.7
2011 512,010 2 odid
2016 584,112 2.67
SOURCE : Author Projection Using Medium Growth Rate

The above population figures have severe implication on the
commercial activities and physical environment in general. For

increase in population invariably leads to increase in demand for

9



L 661
2dN<324N0S

(SINVIMVA TV W1630IN NI % LYY H LMOYO JOVHE3AY Q3123rodd <1 914
(S4v3aA)A0IM3d

55 @Sj0S6 S¢Sy BY,0% Sig SF DEgOE STy ST 07, 0Z-5L,61 0L, 0.1 S0, SO 00, 00 66, 6 086

P05y

.1 D‘.

(%) 3LVY HLIMOYO



residential, commercial and infrastructural facilities to be
provided. But inspite of increasing population couple with
increase demand for commercial facilities. The physical extend

of the main commercial outlet in the town still remain the same.

10



CHAPTER TWO

2.0 THEORETICAL BACKGROUND AND LITERATURE REVIEW

2.1 THEORETICAL BACKGROUND

Central place theory and general interaction theories have
provided the major frameworks for macro studies in planning
commercial area. These theories which have been used in more
detailed description and specifications about the location and
sizes of commercial facilities are built on the premise that a
population distributed over space, has needs for consumer’s
goods. According to Davies (1976) these are predictable and
result in a regular pattern arising from a system of regular
interaction of consumers and centres determined by economic and
cultural values. From this emerge the concept of threshold and
Range of Goods.

Christaller’s, Threshold concept, which is an econcomic
concept, determines that minimum amount o¢f population or
purchasing power that will support a centre or business activity.
The concept of range of goods is a spatial concept and determines
the maximum distance consumers will be prepared to go in order to
buy a good offer for sale at a particular centre before going
elsewhere.

The two concepts specify the estimated population to be
served and the distance from residences by various types of
commercial establishment. This prompted Onokerhoraye (1982) to
conclude by saying “we can in simple terms conveniently say that

planning standards derived from the central place Yheory as T

- 474499 -



as demand for and locaticn of commercial facilities is concerned;

' g

consis of estimates of population required to support a

0

particular type of commercial centre (Threshold population) and

estimates of distance which people are ready to cover to buy a

good offers at a centre (Range of Goods)” see table 2.1 below).
TABLE 2.1

POPULATION TO BE SERVED AND DISTANCE FROM RESIDENTIAL AREA BY

DIFFERENT COMMERCIAL ESTABLISHMENT

TYPE OF COMMERCIAL DEVELOPMENT | DISTANCE IN KM POPULATION RANGE TO BE
FROM RESIDENT SERVED
Convenience shops (4 - 6 in a 0.4 - 0.53 500 = 1,000
group)
Market i) minor 0.8 = 1.6km 10,000 - 20,000
ii) major 3.2 - 6.4km 50,000 and above
Departmental store
i) small Ty6o= 3.2 10,000 - 30,000
ii) large 8 and above 50,000 and above
Banks and other Commercial 1.6 - 6.4 15,000 - 40,000
Centres

SOURCE: vagales (1972) Manual Space Standards for Urban Developt in W./Nigeria.
Garrison and Berry (1963) in their study of American cities
provided a theoretical framework for an understanding of the
factors that underlie the size and distribution of centres in
cities, Using the Range of goods and threshold population
concepts of Christallier’s central place theory, they deduced
that hierarchy of commercial centres and functions exist within
a city, because different commercial functions have different
demand levels. Also consumers spend differing proportions of
their income on different goods and services and purchase them

with different degree of frequency.



Consumers travel only short distances for frequently,
demanded goods and services, such as meat and grocery, and longer
journeys are made to purchase less frequently demanded goods e.g
furniture or other goods found in specialized centers. Hence low
threshold for high frequency functions are found in lower level
centres, whereas high threshold, low frequency functions are
found in higher order centres serving larger trade area.

Proudfoot (1967) therefore concluded that retailing in
Bmerican cities have at least five hierarchy, which are; the
isolated store clusters, the Neighbourhood Business street,
community centre, regional shopping centre and the Central
Business District.

In Britain, most of the urban planning studies have shown
some conformity to the five hierarchy of shopping centres as for
American cities (Burns 1969). Accordingly, planners have used the
terms local centxes or subcentres, Neighbourhood centres,
district centres, regional centres and Central Area or Main

centre (see table 2.2 below)



TABLE 2:2
TRADITIONAL PLANNING NORMS FOR SHOPPING CENTRES IN BRITISH

TOWNS

CENTRAL AREAS Population of 150,000 is required to
support district centres in surrounding

areas.

Regional Centres | These are normally found only in
conurbations and represent former town
centres that have been absorbed into

wider urban area.

District Centres | The relate to a catchment area of 30,000

and contain about 100 shops in order

centres.
Neighbourhood These relate to a catchment area of
Centres 10,000 and contain about 35 shops.
Local or sub These vary from isolated corner stores to
centre small local parades and cater for a

population of 500 - 5,000.

SOQURCE: Ross L. Davies Marketing Geography (1976)

Afam (1963) states that India displays the same five basic
constituents of retail structure that have been described for
American cities. The only sharp contrast, is that the larger
percentage of the neighbourhood business centres in India, just
as in Nigeria, is the municipal food market, with shops forming
a complementary adjunct. However Afam was of the opinion that
the character of the shopping centres varies with the income
structure and cultural attributes of the population served.

Qkoye (1985)submits that the structure of the commercial
areas in Nigeria city comprise the following in hierarchical

order.
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= The central Area, which coensist of the main market and the

adjoining shopping area. . . -
e

- The outlying nucleated retail area. This consists of the
neighbourhood market with their ring of stores, lccated in
the residential area.

= The road side shopping belt. These are ribbon like
development of shops along the major streets that lead away
from CBD, and

- The Neighbourhood store clusters. These are group of stores
developed within the residential areas along other streets
apart from the one leading to the central area, and usually
broken up into clusters by non retail area mostly
residential.

Okoye observed that retail area generally in Nigeria cities
have all grown up organically, with little or no planning. He
then concluded by emphasising the need for comprehensive spatial
planning of the retail areas, so as to make for more efficient
functioning of the system.

Also Gibbered (1959) approaches the issues of hierarchy by
classifying commodities into three broad categories. These are
convenience, Demand and Impulse goods.

The convenience goods according to him, are the essential
day to day goods that have to be bought frequently, as most of
them are perishable and consumed quickly. The demand good, on
the other hand are those which are for the most part necessities,
but which are not purchased at frequent or regular intervals by

households e.g furniture cloths e.t.c. Luxury goods, are those

13



which are bought suddenly on the impulse, goods which the
purchaser often had no intention of buying. These are mainly
articles like jewellery, perfumes and other luxury items.

The combined result of the above according to Christaller’'s
theory is that centres engaged in convenience trade become
densely distributed over the landscape, since they can survive
from the frequent visit of a small local population. Centres that
engage in demand and luxury goods, become much more widely
dispersed, since they can survive from the occasional visit of a
larger non local or urban population (see fig 2:1)

From the above review we could easily conclude that central
place theory dictates that consumers will always visit the
nearest centre to them which offers the goods that they require.
Although these may sometimes occur in isolation, they are more
often grouped together with other like business to form distinct
types of business complex. They may either be compact shopping
centres in the middle of residential areas, linear distributions
of businesses alongside major roads, or special district found
inside the main centre or central area.

Studies by physical designers have ended up with suggestions
on the pattern and concept behind the design of commercial
centres. According to Gibbered (1959), the various categories of
goods are sold through the market, the shopping street, the
department store and the precinct.

Gibbered also defines the market as the oldest form of
shopping centre, consisting of series of stalls or booths

arranged in rows in an open or sometimes a covered space around
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which the patronizer can circulate. Although circulation is in
theory a lineal one, frequent spaces are left between the rows so
that the shopper can cut across from row to row thereby setting
up a gyratory movement (see fig 2:2). Since the shopping activity
is essentially a pedestrian one.

The shopping street which developed through the old market
stalls becoming permanent structures was the most popular form of
shopping space in Europe. According to Gibbered (1959) consists
of a street bounded on both sides by shops which have show
windows and entrance doors at the back edge of the pavement and
storage space and goods access at the rear facing a service way
or road (see fig 2 :3). For tradesman preferred his shop to be on
a busy traffic route and the shopper liked to be able to park in
front of the shop of his chaoice.

The departmental store which might be likened to different
kinds of shop under one roof, has both the characteristics of
both market and of the shopping street. As the store is a series
of shops, the customer is not limited to a particular range of
good. The internal display functions in the same way as the
stalls of the market, for the goods can be seen and handled at
close quarters, but with the shop’s advantage that they are under
cover and movement within may be gyratory, as in the market (see
fig. 2:4).

In recent time, it is noticed that the density of traffic is
greater in commercial area than the available waiting bays. This
has resulted in traffic hold up along road leading to commercial

centres and shopping street. The accepted solution proposed by
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Gibbered is to remove motor car altogether and pave the space
over to form a precinct. The precinct concept on the other hand
tries to relate shopping area to parking and vehicular
circulation, in and around commercial areas.

At present it takes three broad forms, these are alleys
which have not been wide enough for vehicles; shopping street
closed to wheeled vehicles, and precincts designed as such from
the on set (see fig. 2:5).

Davies (1972) writing also on the precinct proposed that
roads for both private and service vehicles should be on the
periphery of the precinct and service bays are provided to the
shops. Numerous short cuts are made between the building to
connect the car parks to the shopping area (see fig 2:5). Hence
there 1is complete isclation of vehicular traffic from the
commercial activities zone by providing adegquate parking spaces
at every side of the commercial area.

Another type of precinct as recommended after a study
undertaken by the distributive trades EDC (1972) suggested siting
of access from carp parks at the disposition of magnets which may
be a department stores, and says that the access should be
narrowed to encourage impulse shopping (see fig. 2.6).

Lewis Kebble also discusses the precinct and sets out two
main layout types which could achieve pedestrianization of the
shopping area using the inner ring roads. This is illustrated in
figure 2.7).

Gillian Pain (1967) was of the opinion that although the

financial capabilities of a particular society influenced

/:*\
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A CONCEPTUAL SKETCH OF SHOPPING PRECINCT
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planning and design concepts, precinct forms the basis of design
planned to create horizontal segregation of vehicles and

pedestrians in commercial areas.

2.2 LITERATURE REVIEW OF COMMERCIAL PLANNING IN NIGERIA
Vagale (1974) made a piocneer work as regards Design

principles and standard for planning commercial areas in Nigeria.

In his work he classified in hierarchical manner commercial

development in Yoruba cities as follows:

a) Convenience or corner shops

b) Markets (this could be local or town level daily or
periodic)

c) Trading streets

d) Departmental stores

e) Commercial offices or establishments

f) Banks, cooperative societies e.t.c

In a similar study in Ilorin, Onakehoraye (1982) examined
planning standards, which according to him_were evolved from
review of planning literatures, naticnal and state development
plans and urban master plans in Nigeria. This he hoped will
provide the conceptual background to the analysis of the existing
as well planning for the future provision of commercial
facilities in Nigerian cities.

Some of those standards proposed by Vagale and reviewed by

Onakehoraye are as follows:



i) Commercial area space requirement for city by sie,
population and functions
This gives the percentage area that may be devoted to
commercial development by population size and funcion of town.
TABLE 2:3

COMMERCIAL AREA BY SIZE AND POPULATION

Size of Population Commercial area as % of total
town developed area
Small Below 50,000 2.0 = 3,0
Medium 50,000 - 250,000 3.0 - 4.5
Large Above 250,000 4.5 = 6.5
SORUCE : Vagale (13972)
TABLE 2:4

COMMERCIAL AREA BY FUNCTIONS OF TOWNS

Functions % Of Area For Commercial
Activity

Industrial town 3.5 - 4

Mining town 2 =3

Transport btown Z2:5 — 3

Port town 5 =6

Commercial town 6 - 7

State/Local Govt. Headq, 3 -4

Administrative towns

Multifunctional town R

SOURCE: s5.K. Kulshrestha (1972)
11) Site area and coverage of Commercial Establishment
This specifies the minimum amount of land area that should

be allocated to different types of commercial centres that
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characterise most Nigeria urban areas, and also

of what should be built up (see table 2:5)

TABLE 2.5

SITE AREA AND COVERAGE

the percentage

Types of Commercial Site Area (Ha) % Coverage
Development
Convenience shops 440m2 - 667m2 25 = 30
Market a) small U8B — 1,2 30 - 35
b) large 4.3 25 - 30
Departmental store
a) small P = 0.3 30 - 40
b) large 0.8 - 2.0 30 - 35
Commercial cffices varies 25 = 30
Banks 0.4 - 1.2 30 - 35

SOURCE : Mobogunje (19&4)

iii) Land allocation in a Commercial Area

He also specified the recommended propcrtion in percentages

of land allocation to wvariocus activities within

cenktre (see table 2:6 below)

TABLE 2:6

Lhe commercial

LAND ALLOCATION IN A COMMERCIAL AREA

Land use % of Developed- Area
Shcps/étall 30 - 40
Organised open space 15 - 20
Utilities, services and 10 - 15
facilities

Street, walkway parking lots 15 - 20

Other uses 10 - 12

SOURCE :

Vagale (1972)




iv) Set Backs

Depending on the type of commercial development and the
hierarchy of the abutting road, sufficient set back of commercial
buildings and structures from the centre lines of the abutting

-~

roads are recommended (see table 2:7 below)

TABLE 2:7

SET BACKS OF COMMERCIAL DEVELOPMENT FROM CENTRE LINE OF
ABUTTING ROADS

TYPE OF COMMERCIAL Set Backs in Metres

Development Major Collector Local cul-de-sac
Road Road Road

Convenience shops = = 3 -4 3 = 3.5

Markets - 3 ~ 4 3 -4 =

Department stores 4 - 5 3 -4 - -

Commercial 4 -5 3 -4 - ~

establishment

Banks 4 - 5 3 -4 - -

SOURCE: Vagale (1972)

V) Commercial Density

That is the number of commercial employees per unit of
commercial area. According to Onakehoraye (1982) in developing
countries the average density 1is 52 employees per hectare,
however the adopted density in Nigeria is 40 employee/hectare.
vi) Shopping Area And Shopping Density

This specifies, population per shop in commercial centres
outside the traditional market places and the number of persons

per stall in market places. For every person in a town or city



is supposed to have a shop or stall where he/she does his/her
purchases. However this density decreases from the city centre
to the housing unit.

However the shopping density recommended for Nigeria is one
shop per 100 people, and one market stall for 40 person. (Arinze

197

}

an

vii) Parking Space

In order to avoid on street parking and ensuring a high
degree of safety in and around the commercial areas, an estimated
number of parking space per hectare of site a;ea to be provided
depending on the type of commercial establishment, Onakehoraye
then recommend number of parking space per hectare of site area
(see table 2.8 below)

TABLE 2:8

NUMBER OF PARKING SPACES PER HECTARE OF COMMERCIAL
DEVELOPMENT

TYPE NC OF PARKING SPACES PER

HECTARE OF SITE AREA

Market
1) minor 20 - 30

ii} major 30 - 40

Department stores

i) small 30 - 40
ii) large 40 - 60
Commercial offices 30 - 40
Banks 40 - 60

SOURCE: vVagale (1972)
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viii) Utilities and Facilities in Commercial Area
According to Onokehoraye (1982), Water, .Toilets and Solid
waste collection facilities are essential to satisfy the needs
of buyers and sellers alike. For instance water supply is
required in commercial areas for drinking, cleaning and fire
fighting purposes. Hence 24 to 40 litres per person per day or
alternatively one standing pipe per 250 to 300 traders and
customers at an interval of 75m to 90m in a traditional market.
Also one dry refuse receptacle with a capacity of 1 to 1.5
cubic metre is specified for every 10 to 15 shops. There is also
a need according to them for a central collection point where all
garbage of the commercial centre is collected and conveyed to the
garbage disposal site.
As regards toilet facilities, the number proposed depends
upcen the type and size of commercial development. 1In a
traditional market one water closet per 125 to 150 sellers and
buyers alike, while in case of department stores, banks and other
commercial offices it is 1 Water Closet for 15 to 20 employees,
Onokehoraye summarises that the question that arises from
the review of planning standards is “to what extent are the
planning standards identified with respect to various commercial
outlets in Nigerian cities conform with their present situation” .
To this he observed that physical planning is virtually absent
in both types of commercial outlets. For the traditional market
places are <congested and lack adequate infrastructu;al
facilities, while the modern commercial districts are allowed to

eyelayn baghiazaradly an their ouin,



Kumuyi (1987) made an attempt to highlight the major
problems responsible for the present condition of commercial area
in Nigerian urban centres. Squatting, illegal conversion of
residential and other buildings to commercial uses, unguided
development of commercial areas are some of those problems
identified. He was also of the opinion that while the traditicnal
market places, face the problem of restricted space allocation
and lack of infrastructures. The modern commercial district
represented a more rational use of space. However the major
factor responsible for their deteriorating condition was the
increasing wviolation of the landuse plan resulting from

encroachment and other abuses.

2.3 SUMMARY

In this chapter, an attempt was made to review the basic
theoretical framework embracing planning standards relating to
the provision and spatial distribution of various types of
commercial development in Nigerian cities.

However, a critical loock at the above concepts, standards
and practice, one may ask to what extent it is possible to
generalised planning problems, and the extent to which plannihg
decision is unique, Since concepts and standards are inevitable
generalisation and planning problems occurs in unique situation.
This is not suggesting that all planning concept and standard
should be abandoned and every planning problems be approached

from first principles everytime. But planners should be aware

o“f the influance of the Jocal asetbtings whidoh sesyp  seomey e
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invalidate partially or in totality, some of the assumptions of
such concepts and standards.

The question that arises from the above observation, as far
as the present study 1s concerned, 1is to what extent are the
planning concept and standard reviewed from literature conform

with the present situation of commercial development in Osoghbo.
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CHAPTER THREE

3.0 NATURE AND PROBLEMS OF COMMERCIAL AREA OF OSOGBO

PREAMBLE

The chapter which started with the appraisal of existing
land use of the study area, focusses on the nature, form and
spatial distribution of traditional market places as well as
those of modern commercial districts. This is with a view to

identifying their problems and planning implications.

3.1 APPRAISAL OF EXISTING LANDUSE

Osogbo like some traditional Nigerian cities is bifocal city
centre comprising of an old (indigenous) and new residential
neighbourhood area which are distinctly separated from each other
(see fig. 3.1). The old residential neighbourhood comprising of
Jagun Oluode, Isale Osun, Bale Gbomi, Oke Bale and Balogun, grew
concentrically around its traditicnal centre, Kings Market, the
palace and the central mosque. While the new residential
neighbourhood comprising o¢f Alekuwode, Ayetoro, Agowande to
mention but a few, grew concentrically around the central
business area, and linearly along the main road, from Gbogan -
Ikirun express by passing Osogbo town. Although the proportion
of the total developed urban land devoted to residential area in
Osogbo has declined remarkably, compared with the pre-colonial
pattern, however it is still the predominant land use. It covers

about 968.7 hectares which constitutes about 64.07% of the total



built up area of 1512.0 hectares.

Commercial activities which covers about 34.0. hectares of
developed area are mainly concentrated in the two main city
centre, and along major roads that radiate from the town centre,
thus forming linear commercial centres. The most important of
these axis are station road, Sabo road, Okefi; road and Ayetoro
road (see fig. 3:1). In the older part of the town traditional
market places provide commercial centres for the vast majority
of the people, while shops and shopping complexes own by privale
and cooperate organisation serve the new residential
neighbourhood.

Basic industries in Osogbo include the Osogbo steel Rolling
Mill, Machine toeol, Obelawo (PVC) Pipes Industries, PEEBEE
Nigeria Ltd. N?yi Ibikunle textile Limited, EMIDSON, to mention
but few. Most of which are located at the outskirt of the town
mostly along Ikirun and Ibadan Osogbo road. Survey conducted
revealed that there are two Sawmill located at Ale Kuwodo in
addition to other service industries, such as Bakeries mechanic
garages and blocksmith, which are unevenly distributed within the
town. Industrial activities covers 52.5 hectares; that is about

3.47% of the developed land area (see table 3:1)
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TABLE 3:1
OSOGBO EXISTING LANDUSE ANALYSIS

TYPE AREA IN HECTARE $ OF TOTAL
Residential 968.7 64.07
Commercial 34.0 2.25
Industrial 8323 3.47
Circulation 170.7 11.29
Public/semi public 219.4 12.51
Open 66.7 4.41
space/Reservation
TOTAL 1512.0 100.00

SOURCE: Field Survey

From the above use analysis circulation covers about 11.29%
of the total developed land area. Showing that Osogbo like any
other indigenous town is well served by a radial network of
primary roads. Most of the roads are two lanes, they are neither
paved nor properly maintained except the Ayetoro, Oke fia and the
Ayetoro Ring road, which by the time of conducting the survey are
in good condition. Generally Osogbo township roads are in bad
shape. This make movement within the town very difficult because
of the bad road.

Public and semi public uses cover about 14.51% of the
developed area. These comprises of government and gquasi
government institutions, schools and religious establishment.
Survey conducted revealed that most ¢of the public open spaces in
the town are associated with schools or institution playing
ground in addition to the vast area reserved for Osun shrine and

railway reservation that passes through the town.
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llaving known some basic background information about the
study area, the next chapter attempt to looking at the empirical

analysis of the nature and form of commercial area in Oscgbo.

3.2 O0S0GBO COMMERCIAIL GROWTH

In (Osogbo, 1like any other indigenous urban centre,
commercial areas have evolved organically over the years. The
open market has changed from periodic to daily market and
western department store systems have been introduced in the

town. (see figure below).

Periodic markets: where the dominant Daily markst: as associated

interest is the injection of local food stuffs| Y- | xPecially with urban fife. where | gy p o1y ghops

and craft products into the exchange domicant interest is the buying of

‘—)— Specialised whole

sale markets

economy by sclling and buying. locsal and imported goods,

SOURCE: B.wW. Hodder and U.I Ukwu (1969)

The indigens of Osogbo were mostly farmers and craftsmen and
their products were exchange for cloths, pots, beads, mirror gun
powders e.t.c. Osogbo was one of the main terminals for refuges
fleeing southward from the Fulanis captors. In addition Osogbo
was for many years the northern terminus of the rail line that
now extend from Lages to Kano. This opened up Osogbo to large
scale trading companies like UAC GBO, John Holt, thereby making
it a major trading and distribution centre for imported goods and
transit centre for export cash crops within its region.

It also served during the colonial era as the seat for the

ifloers 06 Usun, 152 andg Jlestid S0y isTony et -
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presently the headquarters of Olorunda and Osogbo local
Governments, in addition to its function as capital of Osun
State. These have aided the growth of commercial activities

within the town.

3.2.,1 Classification of commercial development

Basically, commercial development in Osogbo may be
categorised broadly into two; that is the traditional market
places and the modern commercial district. The traditional
market places consist of the main market and the subsidiary
markets, while the modern commercial district consist of those
commercial outlets scattered within the town. These are according
to Vagale (1872) the trading streets, department stores, banks,
convenience or corner shops.

Study of the commercial activity in Osogbo revealed that the
two systems co-exist within the town making it imperative to take
into consideration the complimentary role played by both in the
analysis and future planning and development of commercial areas

in the town.

3.3.0 Physical characteristics of traditional market places

A market place according to Hill (1963f is an authorised
public concourse of buyers and sellers of commodities meeting at
a place more or less strictly limited or defined, at an appointed
time. This definition was adopted in the identification of 12

(twelve) market places in Osogbo. The survey revealed that,

matrels 1n the town have cedased Lo function over the
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